
 

 

 

Date:   August 29 , 2019  
 

To:   Interested Person  
 

From:   Mark Moffett , City Planner  
  503 -823 -7806  / Mark.Moffett@portlandoregon.gov  

 

NOTICE OF A TYPE II DECISION ON A PROPOS AL IN 
YOUR NEIGHBORHOOD  
 
The Bureau of Development Services has  approved a proposa l in your neighborhood.  The 
mailed copy of this document is only a summary of the decision.  
The reasons for the decision are included in the version located on the BDS website 
http://www. portlandonline.com/bds/index.cfm?c=46429 .  Click on the District Coalition then 
scroll to the relevant Neighborhood, and case number.  If you disagree with the decision, you 
can appeal.  Information on how to do so is included at the end of this decision.  
 

CASE FILE NUMBER : LU  18 -178272  CU AD 
 

GENERAL INFORMATION  
 
Applicant:  Viktor Pavlov  | Word Of Life Slavic Baptist Church  

3505 NE Multnomah St  | Portland, OR  97232  
 

Consultant/Contact:  Eri k Matthews  | EM Architecture  LLC 
1001 SE Sandy Blvd.  | Portland , OR  97214  
 

Contractor:  Sergey Michalchuk, Complete Inc . 
6642 NE Sumner  St.  
Portland , OR  97218  
 

Architect:  Joe Peragine  
15938 Quarry Rd #B8  | Lake Oswego , OR  97035  
 

Prope rty Owner:  Word Of Life Slavic  Baptist Church  
3505 NE Multnomah  St | Portland, OR 97232 -191 2 
 

Site Address:  3505 NE MULTNOMAH ST  
 
Legal Description:  BLOCK 34  LOT 1 -3&20&21 TL 4300, LAURELHURST;  BLOCK 34  

LOT 20 TL 4400, LAURELHURST;  BLOCK 35  LOT 12, LAUR ELHURST;  
BLOCK 35  LOT 13, LAURELHURST;  BLOCK 35  LOT 14, 
LAURELHURST  

Tax Account No.:  R479106140, R479106360, R479106500, R479106510, R479106520  
State ID No.:  1N1E36AB  04300, 1N1E36AB  04400, 1N1E36AB  13700, 1N1E36AB  

13600, 1N1E36AB  13500  
Quarter Se ction:  2934  
 
Neighborhood:  Laurelhurst, contact Peter Meijer at info@pmapdx.com  
Business District:  None 
District Coalition:  Southeast Uplift, contact Leah Fisher at 503 -232 -0010.  
 

http://www.portlandonline.com/bds/index.cfm?c=46429
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Zoning:  R5  (Single -Dwelling Residential 5,000) , Laurelhurst Plan District  
 
Case Type:  CU AD  (Conditional Use and Adjustment Reviews)  
Procedure:  Type II , an administr ative decision with appeal to the Hearings Officer.  
 
PROPOSAL :  The applicant has been working on constructing an addition to the church building 
at 3505 NE Multnomah Street since 2013, and in January 2014 received land use approval for 
the project under c ase file LU 13 -175713 CU AD.  Permits were applied for as required in 2014, 
and since that time a number of discrepancies have been found between the approved permit 
drawings and the project actually under construction .  Because religious insti tutions are a 
conditional use in the residential zones, and because the project does not conform to the 
project drawings approved under LU 13 -175713 CU AD, the applica nt must receive approval for 
the revised project through a land use review .  Th erefore, the applicant  has requested the 
necessary  Type II Conditional Use review  to modify the building design . 
 
The project remains a two -story addition on the south side of an existing church, but has 
expan ded to include several other elements changed since 2013 and during c onstruction on the 
site.  No  changes are proposed to the intensity or frequency of events at the site, to the hours of 
operation, or to parking or other transportation elements.  The applicant is  still subject to 
transportation -related and other conditions  of approval from the prior land use review, which 
must be met.   
 
The specific changes being proposed to the physical structures on the site include the following 
departures from the prior addit ion:  

¶ Grading and excavation along the east lot line.   Extensi ve excavations were made alo ng 

the east lot line that is shared with residential neighbors, especially along the northern 
and central portion s of the site.  Tall retaining walls have been constructed to shore  up 
two neighboring garages  on abuttin g resident ial lots to the east , and  the applicant seeks 
to retain these new excavated areas , partially  for a new egress walkway for the lower 
level floor spaces.  The current proposal is to maintain the excavated areas, providing 
grassy groundcover, trees, and a c oncrete walkway as proposed on the attached 
drawings;  

¶ Enclosing the single -story òporchó element  along the southwest edge of the addition 

facing NE Imperial Street;  

¶ New retaining wall along the east lot line abutting the home at 3540 NE Wasco Street, 

with a new 6õ-tall wood fence atop the retaining wall;  

¶ New octagonal elevator penthouse  atop t he addition with stucco finish to match the 

main addition, penthouse approximately 15õ-0ó in height above the parapet; 

¶ New screened rooftop mechanical units on the add it ion surrounding the new elevator 
penthouse;  

¶ New 8õ-0ó-tall steel fence at the southern edge of the excavated area or courtyard;  

¶ New 6õ-0ó-tall wood fence screening atop the retaining walls  along the east lot line;  

¶ Stucco clarification : prior drawings lab eled exterior siding as òstuccoó, but applicant 

seeks clarification that stucco -like òsynthetic stuccoó or other plaster-like surfaces be 
approved as an alternative;  

¶ An electrical equipment service cabinet  has been added to the project abutting the east 

façade of the addition adjacent to NE Multnomah Street; and  

¶ Metal egress stairs  have been p roposed along the north façade of the addition at the 

upper level off of NE Multnomah Street, as well as to the main church building from the 
upper level and descendin g down towards NE Wasco Street.  

 
The applicant has included an Adjustment to waive the re quired 15õ-0ó deep landscaping to the 
L3 standard along the east lot line (33.110.245.C.1/Table 110 -5).  The site plans do show a row 
of shrubs and some trees along th e southern and northern segments  of the east lot line , and 
new groundcover and trees but no shrubs in the central sunken courtyard.  Therefore, the 
applicant has requested an Adjustment to modify the landscaping along the east lot line as 
proposed .  
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The electrical cabi net projects 2õ-10ó out from the building wall of the addition , partially 
extending  into the required 15õ-0ó building setback for institutional uses (33.110.245.C.1/Tabl e 
110 -5).  The outside  face of the cabinet is located 12õ-5ó from the south property li ne.  The new 
egress stair s behind the addition also project partly into the minimum 15õ-0ó building setback 
from the east lot line, with the lower east flight of these st airs located only 11õ-0ó from the east 
lot line.  The replacement angled ex it st airway on the main churc h building is located at 
various distances from the lot line, but comes as close as approximately 4õ-6ó away at the 
southern edge of the stairs.   
 
Ther efore, alongsid e the landscaping Adjustment, the applicant requires a setba ck re duction  
from 15õ-0ó to 12õ-5ó for the electrical cabinet, from 15õ-0ó to 11õ-0ó for the egress stairs on the 
addition, and from 15õ-0ó to as little as 4õ-6ó for the replacement  egress stairs on the original 
church building.  
 
NOTE:   In response to staf f and  neighborhood concerns, the drawings and proposal were 
revised by the applicant since the original mailed notice.  Although generally the same proposal  
overall , the following c hanges and clar ifications have been made:  

¶ The reconfigured ôporchõ addition along NE Imperial  Avenue was reduced from  two 
stories to one story, with a slightly smaller footprint  to stay out of the minimum 
setback ; 

¶ Architectural details of the cornice, wind ow patterns and as -built details on the addition 
were updated t o reflect th e actual site conditions and proposal (brick patterni ng, 
window openings, etc .); 

¶ A replacement steel exit stair east of the original church building is now proposed, in 
approximatel y the same location as a prior metal exit stairway which was re moved;  

¶ A new  paved at -grade exit walkway east of the original chu rch building was reduced  in 
width  from 10õ-0ó to 4õ-0ó, and shrubs and trees were  added along the northerly portion 
of the east lot line;  

¶ Setback distances for features on the addition were clarified (e quipment cabinet setback 
is 12õ-5ó versus 12õ-0ó from lot line, addition stai r located at 11õ-0ó versus 13õ-0ó from lot 
line); and  

¶ Bike parking changed locations, with bike parking now proposed abutting the original 
church building from both NE  Wasco St. a nd NE Imperial Avenue.  

 
In order to approve the modif ied project as proposed,  the applicant has submitted this Type II 
Conditional Use and Adjustment Review.  
 
RELEVANT APPROVAL CRIT ERIA :  In order to be approved, this proposal must comply with the 
approval  criteria of Title 33.  The relevant criteria are:  

¶ 33 .815.105.A -E, Conditiona l Use approval criteria for Institutional and Other Uses in 
Residential Zones;  

¶ 33.805.040.A -F, Adjustme nt Approval Criteria;  and  

¶ Because the criteria listed above inc lude unackno wledged land use regulations, this 
proposal must comp ly with applicable State wide Planning Goals .  The Statewide 
Planning Goals may be viewed at 
http://www. oregon.gov/L CD/pages/goals.aspx#Statewide_Planning_Goals .   

 

ANALYSIS  
 
Site and Vicinity :  The site includes the main church building  on two abutting parcels which 
together comprise 25,820 sq uare feet of land, as well as a surface parking lot across the s treet 
made  up of three additional parcels which together total 22 ,750 square feet of land .  When 
combined together, the parking lot and church parcels create a site with 48,570 square feet of 
land area, or slightly over one acre.  The church and parking lo t straddle  NE Imperial Avenue 
one block south of NE Sandy Bouleva rd in the Laurelhurst ne ighborhood.  The church building 
itself has frontage on NE Imperial Avenue to the west, NE Wasco Street  to the north, and NE 
Multnomah Street to the south.   
 

http://www.oregon.gov/LCD/pages/goals.aspx#Statewide_Planning_Goals
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The chur ch buildin g itself is a grand structure originally built in 1926 as the Eighth Church of 
Christ, Scientist in a Byzantine style with architectural plans by Charles W. Ertz.  The 
buildingõs main entry includes a grand colonnade and semi -circular porch orien ted toward s 
those approaching from NE Sandy Boulevard, and which faces the intersection o f NE Imperial 
Avenue at Wasco Street.  The structure has hip and gable roof forms, all finished in red clay 
tile, rounded arched windows and other openings, decorative  brick cor belling and lintels below 
windows, and a smooth stucco exterior finish.  The so uthern portion of the main church site 
along NE Multnomah Street was typically the òbackó side of the church  with a single -story 
addition and covered arcade or porch e lement alo ng the NE Imperial side just south of the main 
church b uilding, as well as exte nsive landscaping to the south and east of the church 
structure, abutting the two adjacent homes.  The parking lot on the west side of NE Imperial is 
separated from th e public s idewalk by a 6õ-0ó-tall black chain link fence, as well  as a narrow 
row of land scaping along portions of the street frontage not occupied by driveways.   
 
The surrounding area immedi ately to the west, south and east is exclusively residential in 
character,  with detached single -family homes built largely during  the streetcar era of th e early 
twentieth century.  Homes are generally 1.5 to 3 -story structures, often with a detached garage  
in the rear corner of the property and on -site parking.  Homes in the nei ghborhood are 
generally well -maintained and have attrac tive landscaping along t he street frontage and in side 
yards.  The main church building abuts two homes directly to the east, b oth of which have 
driveways and detached backyard garages on the  lot line closest to the church.  
 
Commercial services and multi -family developments are f ound nearby along NE Sandy 
Boulevard.  The site is also located within a short walking distance of the Hollywood District, 
just a few blocks to the east.   
 
The abutti ng rights -of-way are all improved with paved two -way roadways, on -street parking, 
curbed planting strips and public sidewalks, and some street trees.  Street trees are not 
currently in place a long the immediately -abutting sidewalks adjac ent to the main chu rch 
buildi ng.  However, street trees  are located along the church  parking lot frontage on  the west 
side of NE Imperial Avenue, as well as in front of most nearby homes.   
 
The two -story constru ction project for the building addition is already in place, and  
construct ion-related fencing surrounds the work area.  Groundcov er and vegetation has be en 
removed along most of the east lot line, with the exception of a row of shrubs at the top of an 
exis ting sloped area abutting the adjacent home at 3540 NE Wasco Str eet.  Cons truction -
related equipment and storage areas are also c urrently found on the su rface parking lot for the 
church on the west side of NE Imperial Avenue.  
 
Zoning:   The single -dwelling Residential 5,000 (R5) base zone is intended to preserve land fo r 
housing,  and to provide housing opportunities for individual ho useholds.  The R5 and ot her 
single -dwelling zones are intended to preserve land for housing opportunities for individual 
househ olds.  Religious institutions are allowed in the R5 zone through  a Conditi onal Use 
Review process, but the approval criteria seek  to retain the overall r esidential image and 
character of the surrounding neighborhood.  Development standards of the R5 zone i mplement 
various policy objectives, as included in the purpose s tatement f or the standard in question.  
 
The original 1926 church structure is also listed  as a Rank II resource on the City of Portl and 
Historic Resource Inventory (HRI).  However, unlike hist oric resources in Historic or 
Conservation Districts, the only Z oning Code  regulations specific to ranked properties listed on 
th e HRI are related to dem olition (33.445.520).  There are no historic resource -related 
regulations or requirements for a propert y on the HRI undergoing additions or exterior 
alterations as opp osed to a complete demolition of the entire structure.  
 
Land Use History:   City records i ndicate three  prior land use reviews at the site : 

¶ CU 27 -62 :  Planning Commission approval from 1962 for  the establishment of an 

accessory surface parking lot to serve the church  on the west side of NE Imperial 
Avenue (Lot 14, Block 35, Laurelhurst);  
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¶ CU 7-64:  Planning Commission approval to expand the accessory surface parking lot for 

the church onto two pa rcels adjacent to the previously -approved parking area (Lots 12 
and 13, Bl ock 35, Laurelhurst); and  

¶ LU 13 -175713 CU AD :  Type III  Hearings Officer condit ional approval for a two -story 

addition to the existing church, based on six approved drawings (Exhibit s C.1 through 
C.6), and with an Adjustment to waive interior par king lot l andscaping for the surface 
parking lot subject to two e xhibits (C.1 and C.9).  Conditions of approval required three 
new trees between the south edge of the building and the sidewalk , a row of evergreen 
shrubs and two new trees along the east lot  line, two  stormwater planters in the 
parking lot, coordination w ith city staff to finali ze Transportation Demand Management 
(TDM) issues, an updated òTrespass Enforcement Agreementó with the Portland Police , 
and a signed agreement between the applicant an d the Laur elhurst Neighborhood 
Association.   The full decision is included in this case file as Exhibit G.4.   Specific 
status of the conditions of approval is as follows:  

A. Met ð required case identification note shown on  permit drawings ; 

B.  Met ð three medium or large trees required between addition and  south property 

line , shown on plans with three large ôTilia Americana õ Linden trees;  

C. To be met ð a row of evergreen shrubs is required along the entire east lot line ð 

see findings and decision for discussion;  

D. Met ð infil tration plant ers in the parkin g lot to be co nstructed as part of project, and 

as shown on issue d permit drawings;  

E. Met ð a Transportation Demand Management Plan was prepared and finalized 

(Exhibit A.6) ; 

F. Met ð a Tr espass En forcement Agreement was executed wi th the Port land Police 

(Exhibi t A.6);  

G. Met ð the applicant met in good fa ith with and developed a Good Neighbor 

Agreement with the Laurelhurst Neighborhood Association (Exhibit A.6).  The 

appli cant does no t have a copy signed by all parties in their records , but the 

condition does not require  the signed document, nor does the condition enforce any  

provisions of the Good Neighbor  Agreement, either signed or unsigned.  

 
Agency Review:  A òNotice of Proposal in Your  Neighborhoodó was mailed November 21, 2018 .  
The following Bureaus have responded:  
 

The Bureau of Envi ronmental Services  (BES) has reviewed the proposal and responded  with 

detai led information  and comments .  A request was made by BES staff to s ubmit a revised 
stormwater management report, documenting t he slight  increase in impervious surfaces 
associated wi th the modified proposal.  Specifically, the  òporch ó area and some new pavi ng near 
the northe ast corner of the original building were not included in the  stormwater report that 
was submitted and review ed during the 2014 land use approval (LU 13 -175713 CU A D).  After 
review of revised sit e plans and an updated stormwater manag emen t  report , BES has 
determined that both stormwater management and sanitary disposal issues have been 
adequately addressed.  The refore, BES supports approval of the request.  Exhibit E.1 contains 
staf f contact and additional  information.  
 

The Development Rev iew Section of Portland Transportation  (PBOT) has reviewed the proposal for 

transportation -related approval criteria and overa ll impa cts on the public transportation 
system, and has  no objections to  the requested land use reviews.  Detailed findings from P BOT 
staff are included in the conditional use section of this document.  Exhibit E.2 contains staff 
contact and additional inf ormatio n.  
 

The Water Bureau  has reviewed the proposal a nd responded with out concern or objection  to the 

requested land use reviews  (Exhibit E.3).  
 

The Fire Bureau  has reviewed the proposal and respon ded with  standard comments c larifying 

that the Fire Code must be met, and that this analysis occurs during the  building  permit 
review .  No specific objections or concerns were raised with  regards to the requ ested 



Decision Notice for LU 18 -178272  CU AD  Page 6 

 

Conditional  Use and Adj ustment Reviews.  Exhibit E.4 contains staff contact and additional 
informati on.  
 

The Site Deve lopment Section of the Bureau of Deve lopment Services  has reviewe d the proposal 

and provi ded informational comme nts regarding the permit process, but no objections or 
concerns regarding the land use reviews.  At the time of building permi t  review the appli cant 
must submit a geotechnical repor t and/or memorandum to provi de engineering 
recommend ations for the foundati on and earth retaining structures.  It is understood that the 
proposed development is adjacent to the neighboring property and  the previous site  work has 
caused significant damage t o the adjacent garage and dr iveway.  The geotechnica l engineer 
must careful ly address concerns involving ground loss, slope instability, and structural 
damage.  Excavation shoring and detailed construc t ion sequence must  be provided.  Exhibit 
E.5 contains s taff contact and additional information.  
 

The Life Safety Section of the Bu reau of Development Service s (BDS Life Safety)  has reviewed the 

proposal and offered comments.  Originally, extensive concerns  were raised about egress and 
building code issues rela ted to the egress stairway from the  original church  building, which  
was rem oved during construction and had to be replaced.  In December 2018, BDS Life Safety 
could no t support approval of the proposal .  After submittal of revised plans, and  because the 
appl icant obtaine d a building  code appeal and modified the replacement metal egress stairway 
from the  original church  upstairs main assembly space to NE Wasco S treet, BDS Life Safety  
now recommend s appro val of the  request.   Previously identified concerns in their original 
response have been changed from òissues to be addressed prior to land use approval ó to 
ògeneral li fe safety comments ó in their response.   Exhibit E.6 contains staff contact and 
additiona l information.  
 

The Urban Forestry Division of Portland Parks a nd Recreation  has reviewed the proposal,  and 

responded with out objections o r concern.  Street tree requir ements were applied  during the 
building  permit  review process,  and will result i n four n ew trees on NE Wasco St., six new trees 
on NE Imperial Ave., an d two new trees on NE Multnomah Street.  No objectio ns or concerns 
are rai sed with regards to the land us e review.  Exhibit E.7 contains st aff contact information.  
 

The Police Bureau  has review ed the proposal and determined that public  services for police 

protection are adequate to serve the  proposed use (Exhibit E.8).    
 
Neighborhood Review:   A total of five written responses h ave been received from community 
members  in response to the mailed n otice of this proposal.  
 
The La urelhurst Neighborhood Association  (LNA) has written a letter with clearly ar ticulate d 
positions on several aspe cts of the appli cation (Exhibit F.1).   The LN A has no objection to  the 
grading and  excavation alon g the east lot l ine, enclosing  the former òporch ó elemen t along 
Imperial Ave., retaini ng walls along the east lot line, new perimeter fencing and screening, 
synthetic versus traditional stu cco as a cladding, and the request ed Adjustments.  The LNA 
does object to the heig ht of the rooftop penthouse, and asks tha t òit be lowered to the minimu m 
required  for the elevatoró.  In addition, it asks that the rooftop screening b e changed from metal 
louvers to stucco to match the  rest of the building, that the screening be lowere d t o the 
minimum height necessary, and that the scre ening be painted light  grey.  The LNA asks that 
the exterior electrical cabinet  be painte d the same color as the building , and that it receive 
additional screening beyond the existing solid metal casing .  In  addition, the LNA asks tha t all 
new lighting be minimal and at path level, with  the òminimum foot candles needed for safe  
egressó, and that lights shou ld be turned off at night and òshielded  so that they not reflect on 
neighborsó.  The LNA s tates that the  prior traffic study be modified, and that the re is no 
evidence that the  Transport ation Demand Management measures require d in  the last review  
are bein g implemented.   
 
The LNA asks a series of questions at the end of their letter , and closes with a reques t for a new 
condition of approval that the Good Neighbor Agreement be renegotiated  and updated.  The 
series of questions  posed are as follows:  
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1.  Was a TDM  (Traffic Demand Manageme nt) study done in 2017 per the schedule?  
2.  Is the WoLSBC still maintaining an iss ue management system and if so how many 

issues are entered, as we ll as their statu s. 
3.  What is the current number of parishi oners in the  Congregation?  
4.  What is the current schedule of services?  
5.  How many parking spaces are available in the  church lot while con struction equip ment 

and materials are bein g store d/staged in it?  
6.  Can the WoLSB C pl ease provide copies of all surveys, noti ces or other communications 

wi th/to parishioners that speak to TDM, parkin g in the neighborhood, or 
implementation of the ste ps recomm ended by their consultant ð Lancast er Engineering.  

7.  Did they submit any annual repo rts about TDM performance to PBOT and if  so can they 
provide copies?  

 
A neigh bor living across the street from the church has expressed concerns abou t the multi -
year timefram e for the con struction, suggesting it has gone on too long.  Concerns were 
express ed about  elements havin g been constructe d that were not previously  app roved (e.g. 
elevator penthouse) , that the revised roofline and additional  rooftop mechanical  units a re 
clearly visible to neighbors, and that the mechanical units m ay create noise impact s.  
Suggestions are made th at the modifi ed roofline and  new exterior m echani cal units cr eate an 
industrial atmosphere, òmore fitting for Sandy Boulevard than a residential st reet in 
Laurelhurst ó (Exhibit F.2).  
 
The neighbor  living directly east of the  site  along N E Multnomah wrote a letter with several  
concerns  (Exhibit F.3) .  The letter suggests condition C from the prior land use review is not 
met, and that the proposal viol ates both the conditional use and adjustment approval crit eria.  
The comments are organized into the following subtopic s: 

¶ Landscap in g Adjustment.   Concern is expressed about the prior condition  (C) which 
required shrubs alo ng the east lot line, as well as about tree species and size alon g th e 
east lot lin e.  Small or mediu m versus large  trees are preferred by this neighbor al ong 
their abuttin g property li ne;  

¶ Fencing and wall locations along their shared eas t lot line , including the area of 
proposed fencing and retainin g walls along this shared lot line;  

¶ Electrical c abinet setback adjustm ent is op posed bas ed on visual impacts , and 
suggestio ns are m ade to mo ve the cabinet elsewhere on the  site, and to paint it to 
ma tch the  building;  

¶ Rooftop mec hanical units sh ould be set  back as much as possible, screen ed with a color 
treatment that matches the building, and include noise mitigati on such as òsoun d 
covers, no ise blankets or similar efforts ó; 

¶ Reduce height of fencing installed adjacent to south edge of the interi or sunken 
cour tyard/excavated area (reduce to 8 õ-0ó tall or less);  

¶ Rooftop elevator  penthouse is too large, doesn õt need to  be that large for the equipme nt 
it self, and results in a design w hich is inc ompatible with the surrounding  homes.  
Concerns are expr essed that the  new rooftop features no longer meet the maxi mum 30 õ-
0ó height limit for the R5 zone, and that the structure  is too large to qualify as a n 
exempted tower or spire.  

 
A fourth letter was submitted from the neighbor s living directly east of the site along NE Wa sco 
Street (Exhibit F.4).  This letter encourages more accurate inf ormation  about the landscaping  
treatment  along their shared lot line, and request s additional planting s.  Excavation along their 
shared lot line has had significant impacts to structure s on their property, and the excavation 
has threatened the healt h and l ongevity of a dens e row of 10 õ-0ó-tall a rbor vitae shrubs alon g 
this s hared lot line.  The letter correctly identifies a prior staff concern with the shrubs along 
the east l ot line, imposing  a recommended minimum width for the  plantin g zone of 3õ-0ó, and 
that modification of this requirement  mus t happen through the Type III process.  Finally, this 
letter closes with a recommendation to reduce the height of the fencing adjacen t  to the south 
edge of the interior sunken courtyar d/excavated area , similar to the  other abutting neighbor to 
the east in the  preceding letter.  
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A fifth  letter expresse s concern about the institution and the relationship with the 
neighborhood i n general  (Exhibit F.5) .  Concerns are e xpress ed about the missin g shrubs in 
light of the earl ier condition C, that enclosing  the porc h adds to  an òoverbuilt ó appea rance , that 
the penthouse should be  removed , and that electrica l and other wor k which was done  beyond 
what was approved  under the  building  permit òputs neighbors ho uses in risk ó. 
 
Staff Note :   Issues with regards to the appea rance of the modified struct ur e, including the 
fencing, rooftop penthouse and mechanical  equipment will be discussed in the  findings  for the  
approval criter ia.  Transportation issue s in neighbor  letters have been sha red with  Portland 
Transporta tion (PBOT) fo r their consideration, and are  addressed in the  transportation -related 
findings.   The applicant did s ubmit copie s of a Good Neighbo r Agreement with the Laurelhurst 
Neighborhood Assoc iation, the Transpor tati on Demand Management (TDM) Plan, as well as 
copies of the annual TDM reports sub mitted to the City of Por tland each year from 2015 
through 2018  and the updated Trespass Agreement wi th the Port land Police, as required by the 
2014 conditions of approval in LU 13 -17571 3 CU AD (Exhibit A.6).  Because no change to the 
scope of activity at the site was proposed, staff did not request  an updated cou nt of 
parishioners or church activities  and the applicant did no t prov ide one ; this application is 
limited to an evaluation of physical changes to the site since the last land use review.     
 
Revised plans were sub mitted by the applicant, and several issues with the abutting neighbor 
along NE Mult nomah S treet were addressed  by the applicant  (Linden trees swapped o ut for 
Tup elo and  Hornbeam species, fence moved away from driveway, etc. ).  This review  was about 
physical changes to the site that occurred  since the 2014 land use approval, and does not 
propose or consider changes to the  church operation s or in tensity,  and attendance is not 
limited to a specific number of parishioners : staff did no t requir e the applicant to re -submit 
operational data about church services or att endees during this applicat ion .  The site is zoned 
R5, but the height limit for ins titutional u ses i s 50õ-0ó, no t 30õ-0ó, and both the structure itself 
and the r ooftop penthouse are within th is height  limit, with  no need fo r the use of tower/spire 
height limit exceptions.  Finally, issues regardin g landscap ing, shrubs along th e lot line , and 
complia nce wi th the form er condition of approval C will be considered in the  find ings below.   
 

ZONING CODE APPROVAL CRITERIA  
 
33.815.010  Purpose  of Conditional Use Reviews  
Certain uses are cond itional uses instead of being allowed outright, although they may ha ve 
beneficial eff ects and serve important public int erests.  They are subject to the co nditional use 
regulations because they may, but do not necessarily, have significant adverse effects on the 
environment, o verburden public services, change the desired c haracter of an ar ea, or create 
major nuisa nces.  A r eview of these uses is necessary du e to the potential individual or 
cumulative impacts they may have on the surrounding area or neighbor hood.  The conditiona l 
use review provides an opportunity to allow t he use when there  are minimal impacts, to allow 
the use but impose mitigation measures to address identified concerns, or to deny the use if 
the concerns cannot be resolved.  
 

33.815.105  Approval Crite ria for Institutional and Oth er Uses in R esidential an d Campu s 
Institut ional  Zones  
These approval criteria apply to all condition al uses in R  and campus institutional zones excep t 
those sp ecifically listed in sections below.  The approval cri teria allow institutions and other 
non -Household Living uses in a re sidential and cam pus ins titutional zones that maintain or do 
not significantly conflict  with the appearance and function of re sidential or campus areas.   
Criteria A through E apply to inst itutions and other non -Household Living uses in residential 
zones.  Criteria B throug h E apply to all other condi tional uses in campus institutional zones.   
The ap proval cri teria are:  
 

A.  Proportion of Household  Living uses.  The overall residential appearanc e and function 
of the area will not be significantly lessened due to  the i ncreased pr oportion of uses not 
in the Household Living category in the residenti al area.  Considera tion includes the 
proposal by itself and in combination with other uses in the area  not in the Household 
Living category and is specifically based on:  
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1.  The number, siz e, and location of other uses not in the Household Liv ing category in 
the resi dential ar ea; and  

 

2.  The intensity and scale of the proposed use and of existing Household Livi ng uses 
and other uses.  

 

Findings:  With the exception of the  strip of commercially -zoned property along NE 
Sandy Boulevar d no rth of th e site, the site is surrounde d by single -family  residential 
development  in all directions for at least 600 feet from the  site.  The nearest non -
residential use s under  resident ial zoning are both further awa y: a large historic 
group home st ructure on the west side of NE 33 rd  Avenue just south of Sandy (1021 
NE 33 rd  Ave.) and the former Bethle hem Lutheran Church at NE Cesar Ch avez Jr. 
Boulevard at Sen ate Street (1244 NE Cesar Chavez Blvd.).   Theref ore, this is  the 
only non -residential use in the  òresidential area ó per this crite rion, which is typically  
about 400 or more from the perimeter of the site, consistent with  the notifi cation 
boundaries for a Type III land use review  (even though this a pplication is a T ype II, 
staff t ypically evaluates a 400 - to 600 -foot boundary  for all cond itional uses in R 
zones). 
 
These two criter ia under 33.815.105.A.1 -2 address the  use of the prope rty only, not 
the phy sical changes being pr oposed to the structures or grounds or lan dscape .  
There is no change to the proportion of non -resid ential us es in the  area, as the 
church is already in place and no programmatic or activity changes are proposed 
which require review at this  time.  Even during the prior 2014 land u se review, the 
pr oject was intended to provide classroom and other accessory  spaces for  the 
existing church and parishioners and did not constitute  an increase number of non -
resid ential us es in the  area (Exhibit G.4, p.9).  Therefore, because  there is not 
change to the num ber, size or location of non -residential uses in  the area, and 
because  the intensity an d scale of the use is not changing, th ese criteria are met.    

 

B. Physical compatibi lity.    
 

1.  The proposal will preserve any City -designated scen ic re sourc es; and  
 
Fin dings:   City -designated scenic resources are identified on the officia l zoning  
maps with a lower case òs.ó  There are no City-designated scenic resources on the 
site or i n the surrounding neighborhood.  Theref ore, this criterion is n ot ap plica ble.  

 

2.  The proposal will be compatible with adjacent residential developments ba sed on 
characteristics such as the site size, building scale and style, set backs, tree 
preservation, and landscaping ; or  

 

3.  The proposal  will mitigate  differences in ap pearance or scale  through such means as 
setbacks, screening, landscaping, tree preserva tion, and other design features . 

 

Find ings:   As with most churches, temples, synagogues and mosques, buildings 
that house Religious Institutions are inherently different  in building  scal e and style 
from most single -dwelling residential  development.   This p articular building was 
constructed in 1926 as the Eight Church of Christ , Scienti st and was completed  in a 
Byzantine architectural style, with a n octagonal main building , clay tile roofs , 
arched window openings, decorative brickwork and smooth buff pink st ucco siding  
(Exhibit G.7) .  The central  mass of the main rooftop rises above all the nearby 
homes, an d the  large welcoming entry porch facing the corner of NE Wasco and 
Imperial itself s tands taller than some of the nearby single -stor y bungalows.   Based 
on the plans of the old building submitted for the appli cation, the peak of the roof of 
the old main ch urch  building is approximately 50 feet above grade, which is 
signifi cantly taller th an the nearby  homes  (Exhibit C.6).    
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The current application is necess ary to correct changes made to th e project during 
construction which d eparted from the  appro ved drawi ngs in LU 13 -175713 CU AD.   
As articulate d in the proposal descripti on at the  beginni ng of this document,  these 
changes include grading and excavation alon g the east lot line, new fencing and 
retaining walls, enclosing the òporc hó element along NE Imperial  at the entry to the 
new addition, a  new rooftop elevator penthouse and mechanical eq uipment, an 
electrical equ ipment cabinet, s ynthetic v s. traditional st ucco  siding, and 
new/replacement metal egress stair s east of both the addition  and origin al church 
bu ilding .  In addition, bike parking  and paved egress walkways are now propose d, 
and a detailed l ands cape plan was submitted.  
 
The si te includes th e church property and the surface parkin g lot to the west across 
NE Imperial Avenue , and has not changed .  The overall scale and style  of the 
building addition has not significantly chang ed from t he 2014 approval  under LU 
13-175713 CU AD , with the exceptio n of the reconfigured and now enclosed òporch ó 
along NE Imper ial Avenue, the new  rooftop penthouse and equi pmen t, and the 
enclosed electrical equipment  cabinet placed  agains t the east façade of th e add ition, 
facing the neighbors to the east along NE Multno mah Street.   These issues will be 
discussed independently below with italicized headers at the beginning of eac h 
section.    
 

Enclosed and Enlarged òPorchó 
Neighbors have expressed support  in gener al for the enclosed òporch ó element, 
which was modified duri ng the course of th is review to become slightly smaller in 
footprint,  so as to stay fully out of th e required 1 5õ-0ó mini mum s treet set back for 
ins titutional uses in the R5 zone.   The new enclosed  porch is still somewhat  lar ger 
in footprint than th e origin al  porch which was previously to be retained in the  2014  
design, al though this original porch was damaged durin g demolition work and is no 
longer fully intact.    One neighbor expressed co ncern for  the use of the enclosed 
porch and suggested it might incr ease the intensity of the use overall, but the  space 
has been designed as an enclosed entry hallway whose dimensi ons are likely to  limit 
the use of the space to the intended purpose  of entr y and  exi t.  
 
The de sign of the òporch ó itself and addition overall wa s modified to reflect the 
actual as -built conditions, and changes were made to keep the òporch ó held ba ck 
from the main church, to keep it a single -sto ry in size like the original open po rch, 
and the  modify the parapet design to better integrate with the a rchitecture of the 
larger addition .  Staff finds that the revised òporch ó design will be compatible with 
the ar ea, and that architec tural  features inclu ding the matching arched windows, 
decorative  brick parap et, and stucco s iding help mitigate for the addi tional enclosed 
building area and s cale.  
 

Rooftop penthouse and mechanical equipment/ screening  
Several neighbor s have objected to the height and scale of the new octagonal rooftop 
penthou se, as we ll as the new rooftop mechanical units and their screening.  The 
octagonal design of the elevator over -run is gen erally supported by the neighbors, 
but they would rather i t be lowered som ewhat to the m inimum necessary for the 
elevator equip ment.  Other con cerns have been raised  about the louvere d metal 
scr eening pr oposed fo r the equip ment itself, suggesting it should  be changed to 
stucco.   
 
The peak of the new roof atop th e octagonal elevator penthouse is 14õ-8ó above the  
parapet height  of the add ition as proposed  and previously approved.  The 
mechanical enclosu res and equipment  bein g enclosed rise a pproximately 3 õ-6ó above 
the par apet of the addition.  While these features  are prominent visually when 
viewed on the prop osed elevations ( especially  the pentho use), when viewed from the 
pedestrian perspective on the  adjacent sidewal ks in NE Multnomah Street and 
Imperi al Avenue  the viewer only sees the very top few feet of the pe nthouse  walls  
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and visible portions of the clay tile roof .  This reduced visibilit y for the new rooftop 
elements is a result of the  overall  bu ilding  wall and parapet height, and the 
surro unding grades which are generally level along NE Multnomah but then tr avel 
downhill  along Imperial A venue towards NE Wasco S treet .  Whereas th e grade l evel 
of the sidewalk immediately adjacent to the addition at  the corner of NE Multnomah 
Street at  Imperial Avenue is approximately 178 õ-0ó above sea level,  the grade level at  
the sidewalk  on the corner of NE Wasco  Street is approximately 160 õ-0ó above sea 
level, for a grade change of 18 õ-0ó.   
 
The mechanical equi pment louvers and penthouse walls will bot h be painted the 
same buff pink color t o match th e existing main church (a nd addition) building  
walls, and the clay tile octagonal roof design int egrate s well with  the octagonal roof 
design of the 91-year old church  building  nearby.   Given the  ventilation needs of 
mechanical equipment, louver screening is necessary as op posed to  a solid wall of 
stucco or other material  as suggested by one of the  nei ghbors ; in order to keep the 
screening as low an d tight around the eq uip ment as possibl e the screening must 
also allow air flow.   The rooftop pe nthouse is set approximately in the  cent er of the 
roof o f the addition , and although it will be prominently visi ble to th e house 
immediately to the east of the  addition  itself, this  feature is well -integrated with the  
overa ll design of the proj ect and mitigates for it s size by the features discu ssed 
above.   
 

Synthetic versus traditional stucco  
The use of synthetic  versus t raditional stucco in the design  does not have a major 
impact  on the  appearance of the structure, which will still ha ve a smooth p laster -
like finish on the exterior of the build ing, compatible with the original structur e.  No 
neighbors have objecte d to the  use of synthetic stucco.  
 

Grading,  excavation and  retai nin g walls  

The grading and exc avation that occurred along the east property lines following  the 
2014 land use approval an d permit issuance is the si ngle most impactful change to 
the appearance  and func tion of the site.  Although original  grades were r etained 
along mos t of the southern half of the main church building  site immediately 
adjacent to the addition and along the si dewalks, there is a deep drop -off and 
sunken cour tyard area in the cent ral porti on of the site, and this e xcavation 
continues headi ng north towards NE Wasco Street.  The depth and profile of these 
excavations, and the related retaining walls necessary t o shore up the detached 
garages and drivewa ys on the  adjacent r esidential propertie s, is shown on Exhibits 
C.5  (north elevation only) and C. 7 t hrough C.9.    
 
While th ese changes to the site grades  are unfortunate, and would likely not have 
been approved  if re queste d in advance of the work , there is a public interest in 
wrapping  up the co nstruction work that has been done on  the site ove r the last  
several years  without significan t additional de lays or changes.  The retaining walls 
are tallest and most imposing  in the  very cent er of the site, and  not directly visible 
from NE Multnomah Stree t, and only partly visible from NE Was co Street.   The 
locati on of the two adjacent detached garages on the  adja cent resid ential lots also 
provides s ome natural screening for th e sunken courtyard area, and new trees and 
landscaping wi ll provide some natur al  buffering and  visual relief over time.  Filling 
in the area  with new soil  would be difficult and expensive, and the area o f the site in 
question is apparent primarily from wit hin  the  site ( in the  sunken courtyard itself,  
looking down on it  from the  fence exten ding east from the  addition  at the top of the 
tallest w all, and in the  narrow area of visib ility created between the  sunken 
courtyard and NE Wasco Street).  The sunken are a and majority of the retaining 
walls have  been in place on the  site alrea dy for  years, and because the retainin g 
walls are necessary to sta bilize and support the garages and driveways on the  lots to 
the east, the proposed grading , excavation and retainin g walls  should be approved.     
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New fencing 

New fencing is proposed along th e easterly lo t line, and internally to the site at the 
top of the  drop -off  next to the new addition and sunken cour tyard.  The proposal is 
to re duce the height of the tubular ste el safety fencing  next to the addition and 
above the  sunken courtyard to 8 õ-0ó tall  as shown on  the plans, an d this segment of 
fence does allow  views and air to pass through the fence.  Perf orming a critical 
safety function above the drop -off to the sunken courtyard , while reduc ing the 
height to mor e residential scale, this segment of fe ncing is compatible w ith the 
surrounding residential develop ment and reducing  the as -built h eight wi ll eliminate 
the excessive height of this fence as originall y constructed.  
 
New fencing is also proposed along the east lot line, in most locations atop a 
concrete retaining wall of varying height.  Th is new fencin g is wooden an d 6õ-0ó tall, 
with a n appearance typically fo und in residential  areas and on surrounding 
properties.  Th e wooden fencing is  solid wood along the souther n portion of th e site 
headin g towards NE Multnomah , and modified with a semi -open lattice to p element 
on the  northe rn portion of the site h eadin g towards NE Wasco Street.  Fencing 
heights stagger with the gra de change, and will provide a dequate ground -level 
screening an d bufferin g to th e abutting residential  properties, in keeping with  fence 
designs found elsewhere in the  neighborhood.  
 

Electrical e quipment cabinet  
The electrical e quip ment service cabinet was installed directly adjacent to the east 
wall of the addition abut ting a new walk way, but this cabine t was not shown on the 
earlier land use review approval from 2014.   The cabinet its elf is approximately 7 õ-6ó 
tall, 9 õ-0ó wide, and projects out from the  face of the buil ding jus t under 3 õ-0ó.  An 
Adj ustment to the setback for this stru cture  is necessary  and is considered later  in 
this decision.   This utilitar ian  element is located on a side façade  with the narrowest 
portion facing the  street,  and was install ed per  specification s from the  u til ity 
company  regarding access and placement.  Given the limited height and sca le of the 
structure, and bec ause it s appearance is mitigated somewhat  by a location on the 
interior or òbackó side of the  project, it  is compati ble with the surroundin g 
residential  area in placement and scale.  In o rder to mitigate for the potential  
difference in appearance versus the building, and  because  the plans do not indicate 
a fin ish treatment of paint for the  structure, a condition of appr oval will require that 
the electrical c abine t be painted to match the  adj acent wall color.      
 

New and replacement  metal egress  stairw ays  

The prior land use review  approval did no t show upper -floor egress stairs for the 
add ition on the plans, b ut a second  exit was required  by the Buildin g Code and so 
the applic ant added a stairway d uring construction.  The new emergency egress 
stairway for the addition is tucked int o the innermost portion of the site,  mostly 
placed out of view from the  street by the walls of the additi on itself, although a 
portion of the s tairs is visible  from the  st reet.  An Adjustment for the lower flight of 
these stairs is necessary and is considered later in this decision.   These stairs are a 
utilitarian element , uncovered, and do not c reate a significant visual impact beyond 
that of the building mass itself .  As proposed, the stairs  are compatible with the 
remain der of the project and the surroundin g residential  area given their modest 
scale and visibility and placement on the  site.  
 
The replacem ent  egress stairs from the  main church  building are necessary because  
the original fire exi t stairway was removed by the  applicant out of con cern for  safety  
(old, rust ing metal stairway from the  1920õs, old anchor bolts , etc.) .  The 
replacement e gress stairs are the minimum size necessary to meet building  code 
egress requir ements, are uncovered, and generally stay as close to the ori gin al 
church building  as p ossible.   Their  appearance is in keeping with the church 
building  overall, and their limit ed use and bulk are in keeping with  the overall 
characte r and appearance of the  sit e and surrounding residential  neighbor hood.     
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Bike  parking  

Two areas of paving for 6 new bike racks are proposed  at the site.  These include 
three spaces at the n ortheast corner of the site near the building entra nce at that 
location along NE Wasco S treet, as well as three spaces  along NE Imperial Avenue.  
Th is stra ightforward modification  to the site plan provides bike parking as required 
by code, and will no t have dramati c visual or character impacts on  the site 
appear ance overall.   
   

New òegress pathó to Wasco Street  
A new  4õ-0ó-wide pedestrian  òegress pathó walkway  is shown from the  original 
churc h building heading north to NE Wasco Street, connecting an existin g bank of 
windows and a small man door on the basem ent level to the street.  Based on 
discussions with the Life Safet y Plan Revi ewer f or this case, who reviewed egress 
and appeal issues associated with the metal replacement stairway from the  main 
level of the chu rch above, th is new path from the basement level is not the leg al 
egress.  The legal point of  egress on this side of th e building is located at the 
promin ent corner entry doors and exis tin g pathway directly to the north .  Paving a 
new at -grade walkway from  the  basement level as shown, in addition to the code -
requ ired  egress doors alr eady on the  building just to the north, is not necessary.  
Further, this is an ar ea of required landscaping along the  east lot line that is subject 
to an Adjustment, as less tha n the required 15 õ-0ó depth is pr oposed as a result of 
the new paved òegress pa thó shown in the  area.  
 
During the last land use review, no landscape plan was submitted.  Prior to t he 
current construction project in 2014 , there was extensive matur e landscap ing  along 
the entire eas t lot line, including  well -maintained large shrubs, tre es, and  
groundcover plantings.   Generally this consisted of a dense shrubber y screen along 
the east lot line, foundation plantings around the church building, an area of 
azaleas and shrubs bet ween the  area fo r th e new addition and NE Imper ial Avenue, 
and w ell -tended grass and grass -only plantin g strips.  This prior condition  of the 
landscaping  at the site can be seen in a seri es color photographs included in this 
case file as Exh ibit G.8.   The applicant has also clarified that the existin g mature 
row of arb or vit ae shrubs in this  area between the  origina l church building  and the 
abutt in g nei ghbor to the east was damaged by the e xcavati on and  gradin g that has 
alread y occurred, and must be removed and replaced.  
 
The proposed egress pathway from the  basement le vel to NE Wasco S treet is not 
necessary, and impact s an area that was previously lands caped, w hich the code 
requires to be landscaped, and  which  was dramatically  impact ed with e xcavation 
and site work that was not approved during the last land use review.  This area of 
the site should  serve as a green buffer and edge to the adjac ent homes to the 
greatest exten t p ossible, in keeping wi th  historic patterns on the  site and t hese 
approval criteria .  Therefore, a condition  of approval will re quire that the egre ss 
pathway and new paving shown from the basement level of the church building  to 
NE Wasco S treet,  as well as the paved areas headin g south to the gated sunken 
courtyar d area , not be allowed and be replaced with grass or groundcover s, shrubs, 
or trees .  The only except ion is that a narrow  paved landin g area no wi der than 4 õ is 
allowed immed iately adjacent to the window/door openings on the basement level, 
provided th e paving is di rectly  abuttin g th e building and directly under the 
replacement metal egress stairs above.   This are a where paving is not allowed i s 
shown on Exhibit C.13.  With  this condition of approval, the reconfigured emergency 
egress from the  main church building ca n meet Buildin g Code, and the area 
impacted by vegetation removal and grading can be landsc aped on ce again, ensuring  
compatibility with the surrounding residential  neighborhood  and mitigation of 
construction impacts so near to an abuttin g home.  
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Landscapin g 

The applicant modified th e land scape plans during this review to add a row of 
shrubs  and trees  alon g most of the northern portion of the  east property  line, in an 
area wh ere a 10õ-0ó-wide walkway was shown originally.   Three larg e trees along the 
souther n portion of the  east prope rty line were changed to four small tree s, and the 
fencing and r etaining wall were moved  in  from the  east property line by 
approx imately 1 õ-6ó, per an agreement with the adjacent res idential neighbor.  Trees 
and  shrubs are also proposed  along the NE Multno mah and Imperial property  lines , 
abutting the sidewalk  where a d ense shrub bed was previously locat ed but removed .  
In the sunken courtyard, thre e medium  cypress trees will be planted in grass, which 
over time will rise above the  retainin g wal ls and provide some visual screening for 
the  adjac ent homes.  
 
Condition of ap proval C from LU  13-175713 CU AD required a row of shrubs òalong 
the eastern property line ó, as well as  two new medium or la rge trees to be planted 
òbetween the  addi tion and the east property line ó.  As proposed, a continuous row of 
shrubs is plan ted alon g the southernmost portion of the east lot line, but not in the 
sunken courtyard area, below the garages of the abuttin g homes at the base of th e 
retainin g wall, or for approximately  36 lineal feet of the shared property line with the 
house at 3540 NE Wasco Street.  Four medium trees are  proposed between the  
addition and the prope rty line to the east . 
 
As noted in finding s for the replacement metal stai rway earlier in this  report, an 
area of paving for an òegress pathó east of the original  church building is not 
necessary, and impacts an area of required landscaping .  A condition of approval 
will require removal  of the  proposed new òegress path ó paving and widen the are a of 
landscaping  along the lot line abuttin g the home at 3540 NE Was co Street, in 
keepin g with th e prior site appearance  and condition.  This pavin g also would have 
precluded putting  shrubs in the  same area.   
 
In order to ensure that condition  of approval  C from the prior land use review is 
met, a new condition of approval will be  imposed requir ing a con tinuous row of 
evergreen sh rubs along the  east lot line.  These are already generally in place a long 
the majority of the easter ly lot line condition shown on the proposed landscape plan , 
but are not i n p lace in the sunken courtyard, or for approximately 36 lineal feet of 
the shared property line with the house at 3540 NE Wasco S treet.   In order to clarify 
the minimum requirements, an enlarged section of the landsc ape plan will be 
included with staff an notations in the  decision (Exhibit C.13) , with notes showing 
that a single line is required  and that the shrubs need only make one  complete 
north -south row in the  sunken courtyard space (disconnected row OK as l ong as 
there is c ontinuous north -south covera ge).  Providing the row of shrubs a s required 
by th e prior decision will improve the appearance from the  street, soften the border 
with adjacent homes over time, and  mitigate for the deep excavation and  visual 
impact of the large re taining walls created as  a result.  
 
Based on the a bove cons iderations, and with the condition s of approval as noted , 
the  proposal  will be compatible  with the  adjacent residenti al developme nts, and 
mitigation is  provided  with landscapin g, screening, and o ther design features as 
noted a bove.  This  criterion is met.   

 

C. Livability.   The proposal will not have significant adverse impacts on the livability of 
nearby residenti al zoned lands due to:  

 

1.  Noise, glare from lights, late -night op erations, odors, an d litter; and  
 

Findings:   
Late -night operations and noise    
No changes are prop osed to the use or its  operations, and no new late -night 
operations are included in this  application.  
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Lights, Odor, a nd Litter  
No odor or litte r im pacts a re associated wit h the proposed addition, or  with church 
activit ies in general.  Li ghting associ ated with the project has been clarified, and 
includes discrete downlights on the  exterior walls that are shielded and designed to 
direct light  down ward s only  (Exhibit C.12) , an d the lights  are placed app roximately 
7õ-0ó above the  pedestrian level on the east façade , as well as one near the entry to 
the addition off of NE Imper ial Av enue.  This lighting is the minimum necessary to 
ensure pedestrian safety while e xi ting and enteri ng the building, and will n ot have 
significant adverse impacts on th e livability of nearby res idential zoned l ands.  
 
This criterion is met.  

 

2.  Privacy and safety issues.  
 

Findings:   A signed Trespass Ag reement with the Portland Police was  completed 
since the last land use review  (Flag Record #16 -422, effec tive 3/7 /16) , and was 
submitted as part of this application  (Exhibit A.6).   Landscape s creening  along the 
east lot  li ne does help provide some privacy f or the abutting neighbor, but this 
criterion does no t protect privacy , and the limited occupancy of the classrooms and 
spaces in the  church addition are not likely to create significant priv acy impacts for 
the  neighbor.  This criterion is met.      

 
D.  Public services.  
 

1.  The proposal is su pportive of the s treet designations of the T ransportation Elemen t 
of the Comprehensive Plan;  

 

2.  Transportation system :  

a.   The transportation system is capable of sup porting the proposed use in 

addition to the existing uses in the area. Evalu ation factors  include safety, 
street capacity, level of s ervice, connectivity, transit availability, availability of 
pedestrian and bicycle networks, on -street parking impacts, acc ess 
restrictions, neighborhood impacts, impacts on pedestrian, bicycle, and 
transit circu lation. Evaluatio n factors may be balanced; a finding of failure in 
one or more factors may be acceptable if the failure is not a result of the 
proposed development, a nd any additional impacts on the system from the 
proposed development are mi tigated;  

b.   Measures proporti onal to the impacts of the proposed use are proposed to 
mitigate on - and off -site transportation impacts. Measures may include 
transportation improveme nts to on -site circulation, public street dedication 
and improvement, private  street imp rovements, inters ection improvements, 
signal  or other traffic management improvements, additional transportation 
and parking demand management actions, street crossing improvements, 
improvements to the local pedestrian and bicycle networks, and transit 
imp rovements;  

c.   Transportation improvements  adjacent to the development and in the vicinity 
needed to support the development are available or will be made available 
when the development is complete or, if the development is phased, will be 
avail able as e ach phase of the development is completed;  

 
Findings:   The Portland Bureau of Transportation (PBOT) su bmitt ed th e following 
response (Exhibit E .2): 
 

òThere are no proposed changes to the street designations. No additional activities 

are proposed. The chang es under review a re physical changes to the site 

improvements and structures. ó  
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òThere are no additional activities  proposed  beyond those previously approved in 

the 2013 conditional use review. The requirement for a transportation demand 

management plan ( TDM) will continu e to remain in effect. The church is required to 

annually survey their membership and report the transportat ion mode splits by 

identifying how each member arrives at the site. They work with the TDM experts 

in PBOTõs Active Transportation section. Goal s are set for each year in redu cing 

single -occupant -vehicles (SIV) coming to the site. The church is in compliance with 

reporting and meeting their trip reduction goals for the past five years. If in future 

reporting years the goals are not re ached, the chu rch will have to work with PBO T 

Active Transportation staff to modify the elements of the TDM plan to reach 

compliance with annual goals. ó  

 

òThe applicant is proposing to enclose a porch/lobby and add a staff break room. 

These two small addi tions (approx. 8 00 square feet ft total) wil l be serving the 

existing congregation and church employees. The minor additions will not generate 

any additional vehicle trips. Because there will be no additional demand on 

transportation facilities, PBOT finds  the transportat ion system is capable of 

sup porting the proposed use in addition to existing uses in the area. ó  

 

òNo mitigation measures are warranted. ó 

 

òNo additional improvements are needed. ó 

 

òNo objection to ap proval.ó 
 
Based on  the findings from PBO T directly above,  th ese criteria are met.  
 

3. Public service s for  wate r supply, police and fire protection are capable of serving the 
proposed use, and proposed sanitary waste disposal and stormwater disposal 
systems are accept able to the Bureau of Environ mental Services.  

 

Findings:   The Water Burea u has determined that public  services for water supply 
are adequate (Exhibit E.3).  T he Fire Bureau has determi ned th at public services for 
fire protection are adequate (Exhibit E.4).  Proposed s anitary waste and  stormwater 
dispo sal systems are accepta ble to the Bureau of Environmental Services (Exhibit 
E.1).  The Police Bureau h as determined that  they are capable of servi ng the 
proposed use (Exhibit E.8).    
 
Based  on the responses from t he re levan t City service b ureaus, this crit erion is met.  

 

E. Area plan s.  The proposal is consistent with any area plans adopted by the City Council 
as part of the Com prehensive Plan, such as neighborhood or community plans.  

 

Findin gs:  There are n o adopted area plans for the Lau relhurst neighborho od that have 
been adopted b y the City Council as p art of the Comprehens ive Plan.   As noted in the 
findings for the prior land use review, t here is a Hollywood Sandy Area P lan along 
parcels directly abuttin g Sandy Boulevard, but the site is  not located with in the òstudy 
areaó identif ied in this  plan.  Therefore, this criterion is n ot applicable.  

 
 
Oregon Statewide Planning Goals  

 
Goal 1: Citizen Involvement  
Goal 1 cal ls for òthe opportunity for citize ns to be involved in all phases of the pl anning 
process.ó It requires each city and c ounty to have a citizen involvement program containing six 
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compone nts specified in the goal. It also requires local governments to have a  Committee for 
Citizen Involv ement  (CCI) to monitor and encourage public pa rticipation in pl anning.  
 

Findings: The City  of Portland maintains a n extensive  citizen involvement program wh ich 
complies with all relevant aspects of Goal 1, including  specific re quirements in Zoning Code 
Cha pter 33.730 for public  notice of land use revi ew applications  that seek public comment 
on proposals . There are opportunities for the public to testify at a local hearing on land use 
proposals for Type III land use review applic ations, and for Type II and T ype I Ix land use 
decisions if appealed. For th is application, a  written seeking comments o n the proposal was 
mailed to property -owners and tenants within 15 0 feet of the site, and to recognized 
organizations in which the site i s located and recognized orga nizat ions within 400 of the 
site. There is als o an opportunity to appeal the administrativ e decision at a local hearing.   
 
The public notice requirements fo r this application have been and will continue to be met, 
and nothing a bout this proposal affects th e Cityõs ongoing compliance with Goal 1. 
There fore, the proposa l is consistent with this g oal.  

 
Goal 2: Land Use Planning  
Goal 2 outlines the basic procedur es of Oregonõs statewide planning program. It states  that 
land use deci sions are to be made in accor dance  with a comprehensive plan, and that suit able 
òimplementation ordinancesó to put the planõs policies into effect must be adopted. It requires 
that plan s be based on òfactual informationó; that local plans and ordinances be coordinated 
with those of ot her j urisdictions and agencies; and that plans  be reviewed peri odically and 
amended as nee ded. Goal 2 also contains standards for taking exceptions to state wide goals. 
An exception may be taken when a statewide goal cannot or s hould not be applied to a 
par ticul ar area or situation.  
 

Findings: Complian ce with Goal 2 is  achieved, in part, through  the Cityõs comprehensive 
planning process and land use regulation s. For quasi -judicial proposals, Goal 2 requires 
that the decision be s upported by an adequate factu al ba se, which means it must be 
supported by s ubstantial eviden ce in the record. As discus sed earlier  in the  findings  that 
respond to the relevant approval criteria contained in the Portland Zoning Code, t he 
proposal complies w ith the applicable regulation s, as  supported by substantial evidence in 
the  record. As a res ult, the proposal meets Goa l 2.  

 
Goal 3: Agricultural Lands  
Goal 3 defines òagricultural lands,ó and  requires counties to inventory such lands and to 
òpreserve and maintainó them through farm zoning . Details on the uses allowed in farm zon es 
are found in O RS Chapter 215 and in Orego n Administrative Rules, Chapter 660, Division 33.  
 
Goal 4: Forest Lands  
This goal defines forest lands and requires counties to inventory  them and adopt policies and 
ordin ances that will òconserve forest lands for forest uses.ó 
 

Findings  for Goals 3 and 4 : In 1991, as part of Ordinance No. 164517, the City of Portland 
took an exception to the agriculture and forestry goals in the manner aut horized by state 
law and Goal  2. S ince this review does not change any of t he facts or analy ses upon which 
the exceptio n was based, the exception is still valid and  Goal 3 and  Goal 4 do not apply.  

 
Goal 5: Open Spaces, Scenic and Historic Areas and Natural  Resources  
Goal 5 relates to the p rotection of natural and cultural resourc es. It establishe s a process for 
inventoryin g the quality, quantity, and location of 12 categories of natural resources. 
Additionally, Goal 5 encourages but does not require local g overnments to maintain invent ories  
of historic resources, open spaces, and scenic views and sites.  
 

Findings: The City complies with Goal 5 by identifying and protecting natural , scenic , and 
historic  resources in the Cityõs Zoning Map and Zoning Code. Natural and scenic resources 
are ident ified by the Environmental Protection (òpó), Environmental Conservation (òcó), and 
Scenic (òsó) overlay zones on the Zoning Map. The Zoning Code impose s special restrictions 
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on development activities within these overlay z ones. Historic resources are ident ified on 
the Zoning Map either with landm ark designations for individual sites or as Historic 
Districts or Conservation Districts. This site is not wit hin any environmental or scenic 
overlay zones and is not part of any de signated historic resource. T here fore, Goal 5 is not 
applicable.  

 
Goal 6: A ir, Water and Lan d Resources Quality  
Goal 6 requires local comprehensive plans and implementing measures to be  consistent with 
state and federal regulations on matters such as groun dwater pollution.  
 

Findings: Compl iance with Goal 6 is achieved through the  implementation o f development 
regulations s uch as  the Cityõs Stormwater Management Manual at the time of buil ding 
permit review , and through the Cityõs continued compliance with Oregon Department of 
Environmen tal Q uality (DEQ) requirements for cities . The  Bureau of Enviro nmental 
Services  reviewed t he proposal for conformance with sanitary sewer and stormwater 
man agement requirements and expressed no objections to approval of the app lication, as 
mentioned earlie r in this report. Staff finds  the proposal is consistent with G oal 6 . 

 
Goal 7: Areas Subje ct to Natural Disasters and Hazards  
Goal 7 requires t hat j urisdictions adopt development restrictions or safeguards to protect 
people and property from natural hazards.  Under Goal 7, natural hazards include f loods, 
landslides, e arthquakes, tsunamis, coast al erosion, and wildfire s. Goal 7 requires that local  
governments adopt inventories, policies, and implementing measures to reduce risks from 
natural hazards to people and property.  
 

Findings: The City complie s w ith Goal 7 by map ping natural hazard areas s uch as 
floodplains and potential landslide areas, whi ch ca n be found in the City õs MapWorks 
geographic information system. The City impos es additional requirements for development  
in those areas  through a vari ety  of regulations i n the Zoning Code, such as through special 
plan dis tricts or land division regul ation s. The subject site is not within any mapped 
floodplain or landslide hazard area , so Goal 7 does not apply.  

 
Goal 8: Recreation Needs  
Goal 8 calls for  each community to e valuate its areas and facil ities for recreation and  develop 
plans to deal with t he pr ojected demand for them. It also sets forth detailed standards for 
expediting siting of destination resorts.  
 

Findings: The City maintains compliance w ith  Goal 8 through i ts comprehensive planning 
process, which includes l ong-range planning for parks and r ecreational facilities. Staff finds 
the current proposal will not affect existing or proposed parks or recreation facilities in any 
way that is not ant ici pated by the zoni ng for the site , or by the parks and recreation sys tem 
development charges that are a ssessed at time of building permit . Furthermore, nothing 
about the proposal will undermine planning for future facilities. Therefore, the proposal is 
cons istent with Goal 8. 

 
Goal 9: Economy of the State  
Goal 9 calls for d iversification and improvemen t of the economy. Goal 9 requires communities 
to inventory commercial and industrial lands, project future needs for such lands, and plan 
and zone enough la nd to meet those nee ds.  
 

Findings: Land needs f or a variety of industri al and commercial uses are id entif ied in the 
adopted and  acknowledged Economic Opportunity Analysis (EOA) (Ordinance 187831). The 
EOA analyzed adequate growth capacity for a diverse ran ge of employment use s by 
distinguishing several  geographies and conduct ing a buildable land inventor y and  capacity 
analysis in each. In response to the EOA, the City adopted policies and regulations to 
ensure an adequate supply of sites of suitable size, t ype, location and se rvice levels in 
compliance with Goal 9. The City mu st consider the EOA and Build able Lands Inventory 
when updating the Cityõs Zoning Map and Zoning Code. Because this proposal does not 
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change the supply of industrial or commercial land in the City, the pro posal is consistent 
with Go al 9.  

 
Goal 10: Housing  
Goal 10 requires local gover nment s to plan for and accommodate needed housing types. The 
Goal also requires cities to inventory its buildable residential lands, project future needs fo r 
such lands, and pl an and zone enough buildabl e land to meet those nee ds. It also prohibits 
local p lans from discriminating against needed housing types.  
 

Findings: The City complies with Goal 10 through its adopted and acknowledged inventory 
of buildable  residential land (O rdinance 187831), which dem onstrates that the City has 
zoned and designated an a dequa te supply of housing. For needed housing, the Zoning Code 
includes clear and objective standards. Since this proposa l is not related to housing and 
has  been developed with  a church for many years, a nd because there are mor e than 
adequate buildable res ident ial lands  inside the City of Portland without including this site , 
Goal 10 is not applicable.  

 
Goal 11: Public Facilities and Services  
Goal 11 calls fo r e fficient planning  of public services such as  sewers, water, law enfo rcement, 
and fire protection.  The goalõs central concept is that public services should be planned in 
accordance with a communityõs needs and capacities rather than be forced to respond to 
development as i t occurs.  
 

Findings: The Ci ty of Portland maintains  an adopted and acknowledged publi c facilities 
plan to comply with Goal 11. See Citywide Systems Plan adopted by Ordinance 187831. The 
public facilities plan is implemented by the Cityõs public services bu reaus, and these 
bureaus re view development applica tions for adequacy of public servi ces. Where existing 
public services are not adequate for a proposed development, the applicant is required to 
extend public services at their own expen se in a way that con forms to the public facilit ies 
plan. In this case, the Cityõs public services bureaus  found that existing public services are 
adequate to serve the proposal, as di scussed earlier in this report.  

 
Goal 12: Transportation  
Goal 12 seeks to p rovide and encour age òsafe, convenient and e conomi c transportation 
system.ó Among other things, Goal 12 requires that transportation plans consider all modes of 
transportation and be based on inve ntory of transportation needs.  
 

Findings: The City of Portl and maintai ns a Transportation System Plan ( TSP) to comply 
with Goal 12 , adopted by Ordinance s 187832, 188177  and  188957 . The Cityõs TSP aims to 
òmake it more convenient for people to walk, bicycle, use transit, use automobile travel 
more efficiently, and drive less to meet their daily needs.ó The extent to which a proposal  
affects the Cityõs transportation system and the goals of the TSP is evaluated by the 
Portland Bureau of Transportation (PBOT) . As discussed earlier in this report, PBOT 
evaluated this p roposal and  recom mends approval without  objection  or conditions .  
Therefore, the proposal is consistent with Goal 12.  
 

Goal 13 : Energy  
Goal 13 seeks to conserve energy and declares that òland and uses developed on the land sha ll 
be managed and controlled so as to maximize  the conservation of all fo rms of energy, based 
upon sound economic principles.ó 
 

Findings: With respect to en ergy use from transportation, as identified above in response to 
Goal 1 2, the City maintains a TSP  that aims to òmake it more convenient for peopl e to walk, 
bicycle, use tra nsit, use automobile travel more efficiently, and drive less to meet their daily 
needs.ó  This is intended to promote energy conservation related to transportation. 
Additionally, a t t he ti me of building permit re view and inspecti on, the City will also 
impl ement energy efficiency requirements for the building itself, as required by the cu rrent 
building code. For these reasons, staff finds the proposal is con sistent with Goal 13.  
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Goal 1 4: Ur banization  
This goal req uires cities to e stimate future growth and n eeds for land and then plan and zone 
enough land to meet those needs. It calls for each city to establish an òurban growth boundaryó 
(UGB) to òidentify and separate urbanizable land f rom r ural land.ó It specifies seven factors th at 
must be considered in dr awing up a UGB. It also lists four criteria to be applied when 
undeveloped land wit hin a UGB is to be converted to urban uses.  
 

Findings: In the Portland region, most of the functions  requ ired by Goal 14 are 
admi nistered by the Metro  regional government  ra ther than by individual cities . The desired 
development pattern for the region is a rticulated in Metroõs Regional 2040 Growth Concept, 
which emphasizes de nser development in designate d cen ters and corridors. The Regional 
2040 Gro wth Concept is carried out by Metroõs Urban Growth Management Functional 
Plan, and the City of Portland is req uired to conform its zoning regulations to this 
functional plan. This l and use review proposal does not c hange the UGB surroundin g the 
Portland re gion and does not affect th e Portland Zoning Codeõs compliance with Metroõs 
Urban Growth Management Functional  Plan. Therefore, Goal 14 is not applicable . 

 
Goal 15: Willamette Green way 
Goal 15 sets forth proced ures for administering the 30 0 miles of greenw ay that protects the 
Willam ette River.  
 

Findings: The City of Portland complies with Goal 15 by applying Green way overlay zones 
which impose special requirements on development acti vities near the Willamette Ri ver. The 
subject site for thi s review is not w ithin a Greenway overlay zo ne near the Willamette River , 
so Goal 15 does not apply.  

 
Goal 16: Estuarine Resou rces 
This goal requires local governments to classify Oregonõs 22 major estuaries in four categories : 
nat ural, conservation, shal low -draft develop ment, and deep -draft develo pment. It then 
describes types of land uses and activities that are permissible in those òmanagement units.ó 
 
Goal 17: Coastal Shorelands  
This goal define s a planning area bounded by the o cean beaches on the west  and the coast 
hi ghway (State Route 101) on the east. It specifies how certain types of land and resources 
there are to be mana ged: major marshes, for example, are to be protected. Sites best suited  for 
unique coastal land uses  (por t facilities, for exampl e) are reserved f or òwater-dependentó or 
òwater -relatedó uses. 
 
Goal 18: Beaches and Dunes  
Goal 18 sets planning standards for development on various types of dunes. It prohibits 
residential develop ment on beaches and active fo redun es, but allows some othe r types of 
development if they meet key crit eria. The goal also deals with dune grading, groundwater 
drawdown in dunal aquifers , and the breaching of foredunes.  
 
Goal 19: Ocean Resources  
Goal 19 ai ms òto conserve the long-term  valu es, benefits, and natura l resources of th e 
nearshore ocean and the c ontinental shelf.ó It deals with matters such as dumping of dredge 
spoils and disch arging of waste products into the open sea. Goal 19õs main requirements are 
for state agencies rathe r tha n cities and counties.  
 

Findings: Since P ort land is not within Orego nõs coastal zone, Goals 16-19 do not apply.  
 
33.805 .010  Purpose of Adjustment Reviews  
The regulations of the zoning code are designed to implement the goa ls and policies of the 
Compre hensi ve Plan.  These regul ations apply city -wide, but because of the c ity's diversity, 
some sites are difficult to develop in  compliance with the regulations.  The adjustment rev iew 
process provides a mechanism by which the reg ulations in the zoning code m ay be  modified if 
the prop osed development continues to meet the inten ded purpose of those regulations.  
Adjustments may also  be used when strict application of the zoning code's  regulations would 
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preclude all use of a site.  A djustment reviews provide fle xibil ity for unusual situa tions and 
allow f or alternative ways to meet  the purposes of the code, while allowing the zoning co de to 
continue providing certainty and rapid processi ng for land use applications.  
 
33.805.040  Adjust ment Approval Criteria  
Adjust ment requests will be appr oved if the revie w body finds that the appli cant has shown 
that approval criteria A. through F. bel ow have been met.  
 

A.  Granting the adjustment will equa lly or better meet the purpose of the regulation to be 
modified; and  
 
Findings :  The applicant  has re quested two Adj ustme nts, both to the institutio nal 
development standards in the  R5 zone.  The first is f or the minimum required 15 õ-0ó of 
L3 landscaping along the east lot line abutting residential ly -zoned lots, and  the second 
is for the minimum 15 õ-0ó buildi ng setback for in stitutional uses  (both at 
33.110.245.C.1/Table 110 -5).  The purpose statement for both standards is the s ame, 
and reads as follows:  
 

άThe general base zone development standards are designed for residential buildings. Different 
development standards are needed for institutional uses which may be allowed in single-dwelling zones. 
The intent is to maintain compatibility with and limit the negative impacts on surrounding residential 
areas.έ όооΦмм0.245.A) 

 
For the landscaping  Adj ustment, the s tandard requires a continuous row of evergre en 
shrubs that will reach 6õ-0ó in height within three years, and provide a solid visual 
screen.   Groundcover plan ts are r equired, and  trees m ust be provided.  As proposed, 
ther e are continuous shrubs along the  east lot line exce pt in the  sunken courtyard  
area, and for approximately  36 lineal feet abuttin g the southern po rti on of the lot li ne 
shared with 3540 NE Wasco S treet .  There are seven medium trees shown along the 
east lot line ( horn beam, tupelo, cypress) a nd fo ur small tre es (magnoli a), w hich provid e 
sufficient tree coverage for 214  lineal feet of lot line (medi um tree = 22 õ, small tree = 
15õ).  The wi dth of the land scape area varies from  the full required depth of 15 õ-0ó in 
the  sunken courtyard, to a dimen sion of approxima tely 5õ-0ó elsewhere, which  is the 
depth of the landscape be ds between the  new walkways and the abuttin g r esidential 
lots.  Th e landscape strip narrows from 5 õ-0ó to zero along th e southern portion of the 
shared lot line with 3540 NE Wasco  Street,  and ther e is n o landscaping  in the narrow 
area immediately below the ret aining wall  between the  garage at 3540 NE Wasco S treet 
and  the original church building.  
 
The proposed landscaping  and fencin g will provide a visual screen at grade level fo r the 
two closest adja cent homes, with the  exception of the area  wh ere no  shrubs a re 
proposed.  Consistent with a prior condition of approval requirin g evergreen shrubs 
along the east lot line, and in order to ensure the best shrub screenin g possible in an 
area where dramatic exc avation on the site ha s ta ken place, cond itions of approval will 
require removal of an unnecessary òegress path ó and paved area between the  original 
church building  and the abutting neighbor to the east, as well as a row of evergreen 
shrubs along the entire east lot line.  
 
With  reconfigure d and enlarged planting areas between the  original church buil ding 
and the abuttin g lot to the east, there will be continuous shrub screening and 
groundco ver along the eastern lot line.   Given the sca le and height differenc es between 
the  church  buildings and abuttin g homes, however, vertical screening provided by 
trees will also be helpful.  The specific size and t rees along the east lot li ne on the 
southern half of the  site  were changed and negotiated  specifically with the  abutti ng 
property own er, who wanted  somew hat smaller trees than originall y proposed .  Three 
large cypress trees are proposed  in the  sunken landscaped courtyar d which will mostly  
fill the space over time and exte nd upwards above the r etainin g walls.   However, as 
noted above, th e landscaping  along the  east ed ge of the s ite doe s not have the 
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minimum numb er of trees require d per code, with  credit for only 214 of the 230  lineal 
feet of lot line  shown on the landscape plan.   A small tree pr ovides credit for only 15 
feet, so a mediu m or large tree would be required to satisfy the minimum requirement 
for trees along the east lot line.   To remedy this deficiency  in the number of trees , an d 
to ensure as generous a land scaping  treatment along the  east lot  line as po ssible to 
mitigate for the uncharacteristic site grading and retaining walls, a condition of 
approval will require on e additional medium  or large  tree al ong the east lot  line.  
 
The requ ested setback reductions  for the electrical equi pment cabinet, the replacement 
egress stair for the main church building, and the new egress stair fo r the addition are 
modest enc roachments into an existin g setback, and  are compatible with the existin g 
development and surrounding residential  area.  There ar e no negative impacts 
associated with these setback reductions.  
 
With  the conditions of approval  as noted,  this criterion is met.    

 
B.  If  in a residential, CI 1, or IR zone, the proposal will not significantly detract from the 

li vability or appearance of the residential area, or if in an OS,  C, E, I, or CI2  zone, the 
proposal will be consistent with the c lassifications of the adjacent str eets and the 
desired cha racter of the area; and   
 
Findings:   For th e reasons discussed under findin gs for criteri on A, a bove, and with 
the noted conditions of approval  in those findings, the propos al will n ot significantly 
detra ct from the  livability or appear ance of the re sidential area.  With  cond itions a s 
noted, this criterion is met.  
 

C. If mo re than one adjustment is b eing requested, the cum ulative effect of the 
adjustments res ults in a projec t which is still consistent with the overall purp ose of the 
zone; and  
 
Findings:  The overall purpose of the zone is to provide housing opportunities , an d to 
allow institutional us es when the  overall residential appearance and cha racter of the 
larger surrounding residential area is maintained.  With conditions of approval 
ensuring a landscaping  buffer along the  east lot  li ne that meets the required standar d 
for groundc over, shrubs a nd trees per code and the prior condition of approval, with 
Adjustments granted only to the building and l andscape buffer se tback distances, the 
requested Adj ustments are consistent with this overall purpose.  This  criterion is m et.  

 
D.  City -designated sc enic resources and historic re sources are preserved; and  

 
Findings:   City designate d resources are shown on the zoning map by the ôsõ overlay; 
historic resources are designated by a large do t, and by historic and conservation 
dis tricts. There are no such r esources present on the site. Therefore, this criterion is 
not appl icable.  

 
E. Any impacts resulting from the adjustment are mitigat ed to the extent practical; and  

 
Find ings:    With conditions of approval  as noted under findings for Adjustment 
criterion A,  above, t here are no discernible impacts that would result from granting the 
requested adjustment s.  This criterion is  met.  

 
F.  If in an environmental zone , the proposal h as as few significant detrimental 

environmental i mpacts on  the resource and resourc e values as is practicab le;  
 
Findings:   Environmental overlay zones are designated on the Official Zoning Maps 
with eit her a lowercase òpó (Environmental Protection overlay  zone) or a òcó 
(Environmental Conservation overl ay zone).   As t he site is not with in  an environmental 
zone, t his criterion is not applicable.  
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DEVELOPMENT STANDARDS  
 
Unless spec ifically required in the approval cri teria listed abo ve, this proposal does not have to 
meet the devel opment standards in order to be a ppro ved during this revie w process.   The plans 
submitted for a building or zoning permit must demonstrate that all requir ements of Title 11 
can be met, and th at all developme nt standards of Title 33 can be met or have recei ved an 
Adjustment or Modification  via  a land use review, p ri or to the approval of a building or zoning 
permit.  
 

CONCLUSIONS  
 
The applicant has been workin g on the same two -story cons truction project on a site in the  
Laurelhurst  neighborhood  for over three ye ars now (permit was issued in Febru ary, 2016).  
During con struction, architectural d etails wer e modified from the  approved plans, and a 
significant excavation project along the e asterly lot line was compl eted that endangered 
adjacent garages .  Eventually, aft er stop -gap emergency work and sh oring to prevent furth er 
immediate dama ge to two adjacent residential properties, and  after several back -and -forth 
discus sions with permit inspections staff  on how to proceed , all work was stopped on the site 
from moving forward until the necessary land use application was file d.  
 
The revi sed drawings submitted by the applicant  reduce the  scale of the building along NE 
Imperial from the  or iginal revision propo sal, moving the òporch ó footprint  back  and out of the 
setback.  The parapet  and decora tive brick details wer e clarified and unified to reflect actual 
buil t conditions and integrate better  with the original structure.  Buildi ng Code egress issues 
associated  with both the additi on and a n original fire escape on the main building  which had to 
be replaced have been addressed.  Issues with the adj acent neighbor along NE Multnomah 
Street led to a slight pull -back and modified landscape plan where the project abut s that 
neighbor.  
 
Conditions of approval are necessary to remove unnecessary paving and proposed new egress 
walkway at gr ade level east of the main church building , to install additional landscaping, and 
to paint the electrical equip ment cabinet to  match the building.  With  these conditions  of 
approval, mitigation is provided for the deep excavated areas and tall visible ret ainin g walls 
that will remain  on the  site at the east ed ge of the site.   Otherwise, granting approval based on 
the  approved plans, with clarifications that no field changes are allowed, will allow the project 
to mo ve forward in the  coming months tow ards a final inspection, and end to the long -running 
construction pr oject.   For the reasons discussed in the  findings, cond itions of appro val allow 
th e request to meet the approval criteria, and therefor e the request must be (conditionally) 
approved.  
 

ADMI NISTRA TIVE DECIS ION  
 
Approval  of a Conditional Use Review  for  a new set o f architectural, sit e and landscape plans  
for  the church addition  project pre viously approved under LU 13 -175713 CU  AD, including  the 
two -story church addition  and new penthouse , site work,  landscaping, bike racks, exterior exit 
stairs, and  other features as shown . 
 
Approv al  of an Adj ustment  to reduce the minimum depth of the institu tional  15õ-0ó buffer  
with L3 landscaping required along th e east lot line (33.110.245.C.1/Table 110 -5), reduc ing the 
depth from 15 õ-0ó to 7õ-0ó on the southern portion of the sit e south of th e sunken courtyard,  
and from  15õ-0ó rangin g down to  as little as  4õ-6ó when abutting the  replacement metal stairway 
on the original church building (no Adjustment is necessary  for the existin g church building  
walls in the setback).  
 
Approval  of an Adjustment  to reduce the minimum  institutional building  setback 
(33.120.245.C.1/Table 110 -5) from 15 õ-0ó to 11õ-0ó for the uncovered metal egress stairs for the 
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addition, from 15 õ-0ó to as close as 4 õ-6ó for the replacement metal stairway on the o riginal 
church building, and from 15 õ-0ó to 12õ-5ó for the electrical e qui pment cabinet.   
 
This approval is granted base d on the  approve d plan s and drawings, Exhibits C.1  through 
C.13, all si gned and dated August 26, 2 019 , and subject  to the following  conditions:  
 
A. As part of the building permit a pplication submittal, the  following development -related 

conditions (B through E) must be noted on each of the 4 required site plans or included as 
a sheet in the numbered set of plans.  The sheet o n which this information appears  must  be 
labeled " REQUIRED ZONING C OMPLIANCE PAGE - Case File  LU 18 -178272  CU AD .  No 
field changes allowed. "  

 
B.  The el ectrical service equipment cabinet on the ea st façade  of the addi tion  must be paint ed 

to match the adja cent wall color of th e building .  
 
C. The òegress path ó and adjac ent new paving show n on the site and la ndscape p lans 

connecting the basement level of the church building  to NE Wasco S treet,  as well as the 
paved areas headin g south to the gated sunken courtyar d area , are no t allowed and must 
be replaced with landscaping .  The only excepti on is that a narrow paved landin g area no 
wider than 4 õ is allowed immed iately adjacent to the window/door openings on the  
basement level, provided th e paving is directly  abuttin g th e building and also directly under 
the re placement metal egress stairs above.  No new paved connection to NE Wasco or th e 
existing stair landing is allowed.   This are a where paving is not allowed is show n on Exhibit 
C.13.  

 
D.  Per condition C of LU  13-1757132 CU AD, as well as the criteria in this  application, the 

appli cant must inst all and maintain a row of e vergreen s hrubs along the east lot line.  
Shrubs must be a dded in the  app roximately 36 line al feet of the shared north -south 
property line with the adjacent home at 3540 NE Wasco S treet  where no shrubs are shown 
on the  landscape plan .  A single  north -south row of shrubs must a lso be planted in the 
gated sunken land scaped courtyard  (disconnected row  is permitted  as long as there is 
continuous nor th -south coverage ð the shrubs need not follow the property line exactly).   
The area where additional shrubs must be added is shown on Exhibit C.13.  

 
E.  One additional medium or large tree must be plante d in the  landscaped buffer along the 

easternmost  15õ-0ó of the s ite,  in addition to  th e trees already shown on the landscape plan.  
 
Staff Planner:  Mark Moffett  
 
Decision rendered by:  ___________ _________________________________ on August 26 , 2019 . 

            By auth ority of the Director of th e Bureau of Developmen t Services 

 
Decision mailed: August 29 , 2019 . 
 
About this Decision. This land use decision is not a permit  for development.  Permits may be 
required prior to any wor k.  Contact the Development Se rvi ces Center at 503 -823-7310 for 
info rmation about permits.  
 
Proc edural  Information.   The application for  this land use review was submitted on May 29, 
2018 , and was determined to be complete o n November 8, 2018 . 
 

Zoning Code  Section 33.700.080  states tha t L and Use Review  appli cations are rev iewed under 

the regulati ons in eff ect at the time the application wa s submitted, provided that the 
application is complete at the time of submittal, or comp lete within 180 days.  Therefore  this 
application was reviewed  agains t the Zoni ng Cod e in effect on May 29, 2018 . 
 

ORS 227.1 78  states th e City must issue a final decisi on on Land Use Review applications 

within 120 -days of the application being deemed compl ete.  The 120 -day review period may be 
waived or extended at t he requ est of the  appli cant.  In this case, the applicant requ ested that  
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the 120 -day review period be exte nded on three different occasions, to provide  additional time 
to address various issues and revise project drawings, as stated on Exhibits A.9, A.10 a nd 
A.11 .  The max imum 245 -day extensio n has been  requested  (no add itiona l extensions are 
possible), and  th e 120 days will expire o n November 7, 2019 . 
  
 
Some of the information contained in this  report was provided by the applicant.  
As required by Section 33. 800. 060 of the  Portland Zoning Code , the burden of proof is  on the 
appl icant to show that the approval criteria are met.  The Bureau of Development Services has 
independently reviewed the inf ormation sub mitted by the applicant and has included this 
info rma tion  only wher e the Bureau of Devel opment Services has dete rmin ed the  information 
satisfactorily demons trates compliance with the applicable approval criteria.  This report is the 
decision of  the Bureau of Development Services with input from other City  and pu blic agenc ies.  
 
Conditions of A pproval.   If approved, t his projec t may be subject to a number of sp ecific 
conditions, listed above.  Compliance with the applicable conditions of approval must be 
docu mented in all related permit applications.  Plans and  dra wings subm itted during the 
perm itting process must illu stra te how  applicable conditions of approval  are met.  Any project 
elements that are specifically required by conditions of approval  must be sho wn on the plans, 
and labeled as such.  
 
These condi tio ns o f approval  run with the land, u nless modified by future  lan d use reviews.  
As used in the condition s, the term òapplicantó includes the applicant for this land use review, 
any person unde rtaking deve lopment pursuant to this land use review, the prop rie tor of the 
use or development appro ved by this land use rev iew,  and t he current owner and future 
owners  of the property subject to this land use review.  
 
Appealing this decision.   This decisi on may be ap pealed to the  Hearings Officer , which will 
hold a pub lic hearing.  Appeals must be filed  by 4:30 PM on September  12 , 2019  at  1900 SW 
Fou rth Ave.  Appeals can be filed at the 5 th  floor reception desk of 1900 SW 4 th  Avenue Monday 
through Friday b etween 8:00 am and 4:30 pm .  An appeal fee of $250 will be cha rge d.  The 
appeal  fee will be refund ed if the appellant prevai ls.  There i s no fee for  ONI recognized 
organizations appe aling a land use decision for property within the organizationõs boundaries.  
The vote to appeal mus t be in accordance with the organiza tionõs bylaws.  Assis tance in filing  
the appeal and informatio n on  fee wai vers is avai lable from BDS in the Development Services 
Center. Please see the appeal form for additional information.  
 
The file and all evidence o n this case are available for your r eview by appoin tm ent only.  Please 
call  the Request Line at ou r of fice, 19 00 SW Fourth  Avenue, Suite 5000, phone 503 -823 -7617 , 
to schedule an appointment.  I can provide some information over th e phone.  Copies of all 
in formation in the file can be obtaine d f or a fee equ al  to the cost of ser vices.  Additional 
informa tion  about t he City of P ortland, city bureaus, and a digit al copy of the Portland Zoning 
Code is available on the internet at  www.portlandonline.com . 
 
At tending the he arin g.   If this dec ision is appealed, a heari ng w ill be s cheduled, an d you will 
be notified of the date  and time of the hearing.  The decision of the Hearings Officer  is final; any 
further appeal must be  made to the Oregon Land Use Board o f Appeals (LUBA ) with in 21 days 
of t he date of mailing the dec isio n, pursu ant to ORS 1 97.620 and 197.830.  Contact LUBA at 
775 Summer St NE, Suite 330, Salem, Oregon 97301 -1283, or phone 1 -503 -373-1265 for 
further inform ation.  
 
Failure to raise an issue by  th e close of t he record at or follo wing the final hearing on this  case, 
in person or by letter, may preclude an appeal to the Land Use Board of Appeals (LUBA) on that 
issue.  Also, if you do no t raise an issue with enou gh specificity to give the Hearings Off icer  an 
opport unit y to respond to  it, that also may preclud e an  appeal to LUBA on t hat issue.  
 
Recording the final de cision.    
If this Land Use Review is approved the final decision will be r ecorded with the Multnomah  
County Recorder.  

http://www.ci.portland.or.us/
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¶ Unless appealed,  the  final decis ion wi ll be recorded on or after September 13 , 2019  by the 

Bureau of Development Serv ices.  
 
The applicant, builder, or a representative does not need to record the final decision with the 
Multnomah County Recorder.  
 
For further information on your recor ding documents ple ase call the Bureau of Developm ent 
Services  Land Use Services Divisio n at 503 -823 -0625.    
 
Expiration o f this approval.   An approval expires three years from the d ate the final decision 
is rendered unles s a building permit ha s been issued , or the approved act ivity has begun.  
 
Where a s ite has rece ived approval for multiple  developments, and a building perm it is not 
issued for all of the approved development within three years of the date of the final dec ision, a 
new land use review will b e required before a permit will be issued for the  rem aining 
development, subject to the  Zoning Code in effect at that tim e. 
 
Applying for your permits.   A building permit, occupancy  permit, or development permit may 
be re quired before carrying  ou t an appro ved project.  At t he t ime they apply for a permit , 
permittees  must demonstrate complian ce with:  
 

¶ All conditions imposed h erein;  

¶ All applicable development standards, unless specific ally exempted as part of this land use 
review;  

¶ All requirement s of the buil ding code; and  

¶ All  pr ovisions of the Municipal Co de of the Ci ty of Portland, and all ot her applicable 
ordinances, provisi ons and regulations of the City.  

 
 
 

EXHIBITS  
NOT ATTACHED  UNLE SS INDICATED  

 
A. Applicantõs Statements  

1.  Or iginal narrative state men t  
2.  Copies o f agreements with nei ghbors to the east (Halloran  and  Powers) as provided by 

the applic ant in original submittal  
3.  Outdated , original plan set (3 pages, replaced by 11/8/18 revised se t) 
4.  Color renderings of project, site pho tos, and historic buil din g elevatio ns as provided by 

app licant  
5.  Revised project narra tive, recõd. 11/8/18  
6.  Attachment òAó to revised project narrative, recõd. 11/8/18  
7.  Statewide Planning Goal narrative, recõd. 11/8/18 
8.  Updated Stormwater Management Report, ZTec Engineers, revised 7 /5/ 19  
9.  First 1 20-day timeline ex ten sion,  recõd. 12/20/18  
10.  Second  120 -day tim eline extension, rec õd. 4/ 9/19  
11.  Thir d 120 -day timeline extens ion, rec õd. 6/28/19  
12.  Survey a nd marker evidence provided by t he applicant, rec õd. 12/27/18  
13.  Photos showing evidence of tresp ass and drug use on ôporch õ area of existing building, 

recõd. 12/2 8/18  
14.  E-mail statements in response  to staff concerns regardin g porch , lighting and site work 

issues, rec õd. 2/15/19  
15.  Applicant e -mail and porch  detail discussion with staff, 3/6/19 ð 3/ 7/19  
16.  Cover memo and  written response pro vided with  revised plan set,  recõd. 6/21 /19  
17.  Original plan set, not  approv ed, for reference only  
18.  Revised plan sheets not used f or approved C exhibits (floor plan s, sections, some 

details, etc.)  
B.  Zoning Map (attached)  
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C. Plan s/Drawing s (please note ð per BDS Management policy, both t he l arge/sca lable drawings 

and the 8.5 ó x 11ó plans receive the same exh ibit num ber, therefore there are 2 3 sta mped an d 

approved C e xhibits in this file , two for  each number ed exhibit from C.1 t hrough C.11.  Only 

one copy of the  cut sheets is provided at C .12 , and the re is only one copy /size  of C.13 ): 

 1.  Site plan  (attached)  
 2.  Gra ding plan  
 3.  Part ial site/gradin g plan  
 4.  Roof plan  
 5.  Exterior elevations ð addition  (att ached)  
 6.  Overall we st e levatio n with original church  
 7. Overall east elev ation wi th o riginal church  
 8.  East lot line ð west elevation  
 9.  East lot line ð east  elevation  (attached)  
 10.  Fencing and rooftop screen details  
 11.  Landscape plan  
 12.  Ligh t fi xture and clay roof t ile  manufacturer cut  sheets and  details  
 13.  Staff -modified en larg ement of  lands cape plan, showing relevant paving removal & shrub  
  condition geography  (attached)  
D.  Notification informat ion:  
 1.  Mailing list  and in -house  copy of mai led notice  
 2.  Postm arke d copy of m ailed notice  
E. Agency Responses:   

1.  Bureau of En viro nmental Services  
2.  Development Review  Section of Portla nd Transportatio n 
3.  Water Bureau  
4.  Fire Bureau  
5.  Site D evelopment Section of  the Bureau of Development Service s 
6.  Life Safet y Section of the Bur eau of Development Services , including  original memo and 

addend um v ia e-mai l message dat ed 8/22/19  
7.  Urban Forestry Division of Portland Parks and Recreation  
8.  Police Bureau  

F. Correspondenc e: 
1.  Letter with concer ns from Laurelhur st Neighborhoo d Association , recõd. 12 /13/18  
2.  Letter wit h concerns from Frank and Shannon  Cappucci o, recõd. 12/13/18  
3.  Lett er with concerns from Scott Powers , recõd. 12/13/18 
4.  Letter with concerns from Timothy & Tabytha Ha lloran, recõd. 12/13/18 
5.  E-mail with co ncerns from Ja ke Boe, recõd. 12/13/18 

G. Other:  
 1.  Ori ginal LU a pplication  form and rec eipt  
 2.  Inco mplete l etter from staff to applicant, sent 6/14/18  
 3.  Internal staff routing slip, sent 11/20/18  
 4.  Hearings Offic er Decision ð LU 13 -175713 CU AD  
 5.  Staff e -mail di scussion thread with Scott Powers  regardi ng various issues, 11/26/18 ð  
  12/ 3/18  

6.  Site view pho tos from be fore const ruction, showing origina l grades, etc.  
7.  Historic R esources Inventory form for Ei ghth Chur ch of Christ, Scienti st  
8.  Site photos of street -facin g site appearance prio r t o recent construction project fo r the 

church  addition, phot os t aken 200 9 to 2016.  
 
The Bureau of Development Services is committed to providing equal a ccess to 
information and hearings .  Please notify us no less than  five business d ays prior to the 
even t i f you need special accommodations.  Call 503 -823 -7300 (TTY  503 -823 -6868 ). 
 
 
 



 

 

 



 

 



 

 


